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Dear Commissioner,

Re: Draft North District Plan.

Thank you for the opportunity to make a submission to the Greater Sydney 
Commission’s draft plan for the North District.

Our association understands the value and importance of good planning.  We have 
experienced the adverse effects that have resulted from planning regulations which 
afford property developers opportunities to circumvent the planning instruments that 
result in developments which do not serve the public interest.  We believe planning 
laws should deliver a high degree of certainty to the community in regards to zoning 
and development outcomes whilst protecting the natural environment.

Concerns regarding the role of the Greater Sydney Commission (Commission).

Our association believes that the development industry is driving planning in NSW at 
all levels of government.  Hornsby Council eg is a member of the Urban 
Development Institute of Australia (UDIA) which is a lobby group for developers.  We 
believe the Commission is one of the bodies established by the State Government  
to achieve outcomes which favour the development industry. 

The Commission is not a democratic body. It is made up of commissioners who have 
been appointed by the Planning Minister.  The commissioners are not accountable to 
the communities for whom they are making decisions because they were not 
democratically elected. Sydney needs a comprehensive plan but it must be 
democratic.

We are also concerned that the commissioners are not required to work with the 
local communities or councils when making planning decisions.

We do not support the top-down approach to planning. It should be a collaborative 
process between the communities, councils and the State Government. 



We do not support the imposition of enforceable housing and development quotas 
onto local councils and strongly oppose the Commission’s power to override councils 
planning powers.

Climate Change.

We are pleased that the draft plan recognises that climate change is real and we 
applaud the zero emissions target for the city.  Unfortunately no detail is provided as 
to how this will be achieved. There is a need for the plan to set well defined targets 
and strategies to achieve zero emissions. This must be accompanied by continuous 
monitoring to assess achievement levels.

There is a need for the plans to include initiatives to minimise energy use and 
increase renewable energy sources in the design of all new housing. New housing 
should be rated for whole of life greenhouse gas emissions.

There is a need for the Plan to include climate related information to plan for the 
climate change impacts which will affect planning such as fire risk,  flooding risk and 
adverse impacts on sewerage utilities.

Housing Affordability

There is a housing crisis across Sydney in that there is insufficient affordable and 
social housing. This is demonstrated by the number of homeless people on our 
streets.

The cost of housing is out of control and many young families will never be able to 
gather together the necessary deposit to purchase their own home. Housing stress is 
a significant issue with householders spending 30%+ of their income on housing.

The housing industry and the Government keep saying there is a need to increase 
supply and the market forces will sort things out.  This will not fix Sydney’s 
unaffordable housing market. We believe that investors speculating in the housing 
market do so for the taxation advantages of negative gearing and capital gains 
discounts.  These speculators find it convenient to have their housing investment 
empty because it is more profitable for them not to rent out  their housing and let it sit 
empty for the ultimate capital gain. In Melbourne there are 20,000 empty homes 
belonging to investors.  In Sydney there are probably more houses empty in this 
way.

The government should tax those who own empty houses, remove negative gearing 
and stop foreign investment in housing.

The Plan’s housing targets for new houses will not produce cheaper housing. Prices 
continue to rise because of the speculation.

The amount of affordable housing proposed in the Plan is too low. 5-10% is not 
enough.  The plan should mandate that 30% of new dwellings should be for 
affordable and social housing.

Infrastructure

The Plan notes that the provision of infrastructure has always lagged behind 
development. When new infrastructure is provided to an area we find that land 



values increase. None of this value gain has been contributed to by the land owner. 
A means must be found to collect some of this capital gain by the government.

When land is rezoned from a low density zone to a higher density zone the land
owners make a significant capital gain. It is only fair that some of this gain should be 
collected by the government to provide for infrastructure needs.

The amount of s94 contributions that Council’s can levy on developments is capped 
and the purposes for which these funds are used are restricted.

We believe the caps on the amount of s94 funds should be removed in order to 
provide sufficient funds for the necessary additional infrastructure needed. The use 
of these funds is currently restricted to an “essential works list”.  This list should be 
expanded to include the acquisition of land for environmental reasons and the 
undertaking of works for environmental purposes. Councils should be also able to 
use these funds for commuter car parks and transport infrastructure.

Tree Canopy and Biodiversity

Cities can play an important role in maintaining and enhancing biodiversity. 
Unfortunately Sydney suburbs are being constructed with very limited open space on 
individual lots with lot sizes so small that there is insufficient room to plant a tree.  
Tree cover and green open spaces are essential elements is coping with climate 
change.  Trees can make a significant contribution to community health and well-
being, and reduce urban temperatures.  Shade from trees on dwellings reduce 
energy consumption and provide critical habitat for native animals and provide green 
corridors to link isolated parks. 

The establishment of new housing developments must have provision for native 
trees.  Juvenile trees do not have natural nesting hollows so nesting boxes should be 
provided to care for displaced wildlife and to encourage new wildlife into the area.

Sydney’s Rural Lands

This association supports the Commission’s stand on safeguarding rural land from 
urban development. Rural lands are precious assets that are highly valued by 
residents across the city. These lands are important for their agriculture and 
agricultural potential, the natural environment and its biodiversity, tourism, jobs in 
related industries and character.

Unfortunately Hornsby’s rural lands are under threat by some land owners and 
developers who use owner initiated proposal procedures to rezone rural lands for 
personal gain. These proposals provide little or no public benefit.

One such proposal is that of South Dural. This is a 240ha site bounded by Hastings, 
New Line and Old Northern Roads, Dural. The proponent wants to rezone the rural 
land for urban purposes for a 3000 dwelling development including high rise and 
medium density housing. The original proposal included a provision that the 
proponent would upgrade all infrastructure at no cost to government. When the 
proposal was finally put on exhibition by Hornsby Council it was apparent that the 
proponent only wanted to contribute $27.7m to the $300m road upgrade. The site 
has critically endangered forest communities for which no protection plan was given.  
Over 6000 written objections were submitted in opposition to the proposal.  Council 



was so embarrassed by this proposal that it just stopped the evaluation process.  
The proposal is on hold until there is a plan for a road upgrade. 

The community is very angry that this proposal has not been rejected. 

We request that the Commission quarantine South Dural from urban rezoning.

We support the Commission’s view that rural lands should not be used for urban 
purposes. We request an iron-clad planning instrument which identifies Hastings 
Road as the southern boundary of Hornsby’s rural lands and safeguards rural lands 
from future rezoning speculation. 

The Northern Plan has to be considered in relation to the Central Western Plan 
(CW Plan).

We agree with the CW Plan to support agriculture in its rural areas. We note that the 
CW Plan northern rural lands adjoin the Northern District Plan’s rural area.

Again there is a need to permanently zone these lands for rural purposes to prevent 
urbanisation proposal from being floated by the development industry which seems 
to be solely motivated by easy profits. 

Developers and advocates for urbanisation of rural lands always float the arguement 
of un-viability of agriculture in the areas they want to be rezoned.  This of course is a 
nonsense because creative innovative and sophisticated agricultural practices have 
reinforced the viability of agriculture in these areas. We note the terrific photograph 
of the vegetable farm in the CW Plan.

We are concerned that there are currently proposals for the urban development of 
rural lands to the north of Castle Hill. These lands have similar constrains to those at 
South Dural- especially in regards to infrastructure limitation.  The GW Plan should 
prohibit the urbanisation of rural lands north of Castle Hill to be consistent with 
Priorities 8 and 9. 

We oppose the Priority 10 recommendation to explore opportunities in our rural 
villages.  These villages should not be expanded because it encourages speculation 
for urban development in the adjacent rural lands. The rural lands must be 
maintained under the current zoning.

We also oppose the cluster subdivision of rural lands currently practiced by The Hills 
Council.  These developments will markedly degrade the natural environment in 
which they are situated.

Yours faithfully,

John Inshaw


